
 

Mapleton City Planning Commission Staff Report 

Meeting Date: May 9, 2013 
 

Item: 5                                                 

Applicant: Ryan McDougal  

Location:  Approximately 250 E and 400 N (parcel # 26:064:0322) 

Prepared by: Brian Tucker, Planner 

Public Hearing Item: Yes 

Zone: R-2 

 

REQUEST 

Consideration of Final Plat approval for the Meadows at Mapleton Subdivision consisting of twelve (12) lots 

located in the Residential (R-2) zone. 

 

BACKGROUND AND PROJECT DESCRIPTION 

The project site is approximately 4.35 acres in size located in the R-2 zone.  The applicant is requesting 

preliminary approval for a twelve (12) lot subdivision.  The twelve lots vary in size from 10,000 sf to 16995 

sf in size.  The property has frontage on both 400 and 600 East and the proposed road that would serve these 

future lots would connect those two streets.  The property does not contain any significant trees or vegetation 

that should be preserved.  The project has preliminary plat approval from the Planning Commission but still 

requires final plat approval from the Planning Commission and the City Council. The DRC reviewed this 

application and issued the attached minutes on April 30, 2013. 

 

A public hearing was held on March 28
th

, 2013 and a number of concerns were raised by the public including 

increased traffic, disposition of irrigation ditches, street connectivity, the buildability of lots 1 and 7, location 

of proposed infrastructure, fencing issues and the continuation of existing animal rights on adjoining 

properties. Many of these concerns were addressed in the meeting as staff informed those concerned parties 

that fencing that existed at the time of road construction would be allowed to stay with a legal non-

conforming status, that animal rights would not change on adjoining property, that construction would 

happen only on the property in question and that irrigation ditches through the property or disturbed by 

construction would be piped and irrigation ditches on adjoining property would continue to be the 

responsibility of the adjoining property owner. Traffic, connectivity and buildability issues are evaluated 

below. 

 

EVALUATION 

Zoning:  The R-2 zone allows for a minimum lot size of 10,000 square feet with a minimum width of 80 

feet.  The proposed lots comply with these standards.    

 

Streets and Roads:  The proposal includes a city street, built to the Mapleton City specification of a local 

class street with a 56’ right of way, connecting 400 south and 600 south and providing access to all of the 

proposed lots. The proposed street meets the standards as found in Chapter 17.12. 

 

Traffic Conflicts: During the public comment period of the March 28, 2013 Planning Commission meeting 

a concern was raised with regard to possible traffic conflicts due to the fact that the proposed street did not 

line up with existing streets. Chapter 17.12.050.B. states that “Offsets in street alignment of more than fifteen 

feet (15') or less than one hundred twenty feet (120') shall be prohibited.” The offset between the centerline of 

210 East and the centerline of the proposed 250 East is 184’. The offset between the centerline of the 

proposed 250 East and the centerline of 300 East is 122.81’. These offsets meet the city standard. 
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Increased Traffic: While a sensitive topic to those who live in the area, the issue of increased traffic due 

to this new development appears to be minimal. Existing traffic on 400 North is relatively light by traffic 

level of service standards. 400 N., as currently constructed, is capable of carrying approximately 1500 

vehicular trips per day. Currently Staff has no reason to believe that 400 North is functioning at anything 

less than an “A” level of service, meaning that it is carrying on average less than 69% of its capacity on a 

daily basis. The average number of daily trips for a 12 lot subdivision is somewhere between 108 and 132 

trips per day and in this case those trips can be split between 400 N. and 600 N. At an average of only 

one additional trip every 11+ minutes, even if every trip was taken on 400 N. This increase in traffic is 

relatively small and certainly does not cause a level of traffic congestion that would result in anything 

approaching traffic failure.   

 

Connectivity: The ability to create through streets and to provide adequate access is very important in 

developing an efficient system of streets. As far as this project is concerned there is no readily 

developable land located to the east and the two large developable parcels to the west each have frontage 

on at least 2 local class streets as identified on the Master Transportation Plan. If planned correctly 

double ingress and egress will be available when those properties are ready to develop.  

 

Buildable Lots: Lots 1 and 7, as corner lots, looked as though there might be issues about the practicality of 

placing a reasonable sized home on the property. The developer has provided an exhibit to show how a home 

could be laid out and it is attached to this staff report. Lot 1 would allow a home with a maximum footprint 

of 2800 sf and lot 7 would allow a maximum footprint of 3,000 sf. Since 2 stories are allowed in the R-2 

zone, a home built on either of these lots could exceed 5,000 square feet. 

 

Development Code: Mapleton City Code (MCC) Chapter 17.04.050 outlines several issues the Commission 

should review.  These are outlined in the attached findings.  The application, as conditioned, appears to 

comply with City standards.   

 

Effect of Preliminary Plat Approval on Final Plat Approval: Mapleton City Code (MCC) Chapter 

17.04.050 E. states: 

   “Upon approval of a preliminary plan the planning commission shall be committed to grant approval  

   of the final plat, subject to full compliance with any conditions attached, unless, in the opinion of the    

   planning commission, the approval was given based on inaccurate or incomplete representations or     

   that changes have occurred in conditions relating to the property which were not known or present at   

   the time approval was given, and which would result in a significant detrimental effect to the public if   

   the project were carried out as initially presented.” 
 

 

 

STAFF RECCOMENDATION 

Approve the Final Plat for the Meadows at Mapleton Plat “A” subdivision with the attached findings and 

special condition. 

 

SPECIAL CONDITION  

1.   All outstanding issues raised in the DRC minutes dated April 30, 2013 shall be addressed prior to  

      plat recording.   

 

ATTACHMENTS 

1.  Findings for Decision. 

2.  Application Materials. 

3.  DRC Minutes 4/30/13. 

 



 

 

Attachment “1” Findings for Decision 
No. Findings  

1. The plans, documents and other submission materials (including technical reports 

where required) are sufficiently detailed for proper consideration. 

✔ 

2.    The submitted plans, documents and submission materials conform to applicable 

city standards. 
✔ 

3. The proposed development conforms to city zoning ordinances and subdivision 

design standards. 

✔ 

4. There are not natural or manmade conditions existing on the site or in the vicinity 

of the site defined in the preliminary plan that, without remediation, would render 

part or all of the property unsuitable for development. 

✔ 

5. The project provides for safe and convenient traffic circulation and road access to 

adjacent properties under all weather conditions. 

✔ 

6. The project does not impose an undue financial burden on the City.  ✔ 

7. The location and arrangement of the lots, roads, easements and other elements of 

the subdivision contemplated by the project are consistent with the city's general 

street map and other applicable elements of the general plan.    

✔ 

8. The project plan recognizes and accommodates the existing natural conditions.  ✔ 

9. The public facilities, including public utility systems serving the area are adequate 

to serve the proposed development.  
✔ 

10. The project conforms to the intent of the Subdivision Ordinance as described 

MCC Chapter 17.01.  
✔ 

 



 



Subject Property looking North from 400 North. 

 

Subject Property looking South from 600 North. 

 



The Meadows
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UTAH COUNTY, UTAH
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Developer:

Ryan McDougal

1347 South 1220 West

Orem, Utah 84058

801-709-3755

Engineer:

Dudley and Associates, Inc.

353 East 1200 South

Orem, Utah 84058

801-224-1252

Site Data:

Total Area = 189,429 sq. ft. 4.35 acres

Total number of Lots = 9 Lots

Density = 2.75 Lots / Acre

Area to be dedicated to Mapleton City as

Public Streets = 39,140 sf or 0.898 Acres

10-5-2012
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MAPLETON CITY DEVELOPMENT REVIEW COMMITTEE MINUTES 

April 30, 2013 

125 West Community Center Way (400 North), Mapleton, Utah 84664 

 

Ryan McDougal submitted a request on 02/13/2013 for preliminary plat approval for the 

Meadows at Mapleton Plat “A” subdivision located generally at 250 East and 600 North.  The 

project is located in the R-2 Zone.  Revised plans were submitted for review on April 17
th

, 2013. 

The project consists of 12 lots covering approximately 4.56 acres.  

 

Community Development Department 

Sean Conroy, Community Development Director, Phone: (801) 806-9101, Fax:  (801) 489-5657 

Email:  sconoy@mapleton.org 

Brian Tucker, Planner, Phone: (801) 806-9108, Fax: (801) 489-5657 

Email: btucker@mapleton.org  

 

Please address the following concerns in revised drawings: 

 

1. This subdivision application requires final approval from the Planning Commission and 

final approval from the City Council.  If revised plans are submitted by May 1
st
 your final 

plat could be scheduled for the May 21
st
 City Council agenda.   

2. In accordance with Mapleton City Code (MCC) 17.08.020 D. please submit “Evidence of 

ability to satisfy the water rights conveyance requirements.”  

 

Engineering and Public Works Division 
Gary Calder, City Engineer, Phone (801) 489-6253, Fax (801) 489-5179 

Email: gcalder@mapleton.org 

Scott Bird, Public Works Operation Director, Phone (801) 489-6253, Fax (801) 489-5179 

Email: sbird@mapleton.org 

 

Address the following concerns in revised drawings: 

Project: The Meadows at Mapleton  Date: April 30, 2013 

 

Site Grading:  

1. Remove all concrete that does not meet current city standards i.e. broken/cracked 

sections, 400 North. 

 

Sewer System: 

1. Show sewer main alignment 5 feet left of centerline per city standard 

 

Water System: 

1. Show all existing and new Fire Hydrants (400 N. and 600 N.) 

2. Show water main alignment 10 feet right of centerline per city standard 

 

Secondary Water (Pressure Irrigation): 

1. Show removal of existing PI Service at intersection of 400 N. and 250 E. and shut of 

corporations stop at main. 

mailto:sconoy@mapleton.org
mailto:btucker@mapleton.org
mailto:gcalder@mapleton.org
mailto:sbird@mapleton.org


2. Show Secondary Irrigation main 10 feet left of centerline per city standard. 

 

Roadway: 

1. Road x-sections, Include x-sections Standard Drawing Street 02: 250 East (56’ R/W - 42’ 

Asphalt) 400 N. and 600 N. (66” R/W) with Plan/Profile with new and existing 

improvements. 

2. Show mailbox locations, this is to be shown on the plat, with an easement. 

 

Storm Drain: 

1. SWPPP and Land Disturbance permits are required. 

2. Show Details for all BMPs on Erosion Control Plan. 

3. Show Pre-Treatment Sumps on each side of 250 E in front of Lots 4 and 9 

4. Change note of Existing 24 inch Storm Drain Pipe to Existing 24 inch Irrigation Pipe. 

 

Miscellaneous: 

1. Bonding will be required upon final approval of site plan. 

2. Receive irrigation company approval for work on Mapleton Irrigation Company ditches.  

3. Show APWA/Mapleton City Addendum Standard Drawings for project. 

4. On lots where irrigation pipe encroaches, extend the PUE 10’ from the edge of pipe. 
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